
MEMORANDUM

To: Mayor and City Council Members

From: Jodi Royal-Goodwin, Community Development Director

Cc: Gregg Mandsager, City Administrator

Date: September 15, 2019

Re: Request to Accept Responses to the Carver Corner Redevelopment Request for
Proposals, Designate Merge Urban Development Group as the Preferred
Developer, Authorize Staff to Negotiate a Development Agreement and to
Enter into Negotiations for the Transfer of Property

                                                                                                                                                                                      

INTRODUCTION: A request for proposals for the redevelopment of land assembled by the City
of Muscatine referred to as Carver Corner was released June 21, 2019. One response was
received and determined to be responsive. At this time staff recommends Council accept
responses to the RFP, designate Merge Urban Development as the preferred developer,
authorize staff to negotiate a development agreement, and to enter into negotiations for the
transfer of property.

BACKGROUND: For more than two decades the City has been working to assemble the Carver
Corner project area, starting in 1996 with the acquisition of the Carver Pump site and ending in
2017 with the purchase of the Testrake property. During this time the City completed
environmental, archeological, and other studies on these properties. These studies were
necessary for the advancement of other City projects and clearance activities. The City also
demolished many of the existing derelict structures. In all the offered site includes 7 parcels
totaling more than 6 acres.

The City has expended over a half million dollars on the acquisition, clearance, and clean-up of
this site; this does not include costs of assembling this Carver Corner site or costs for
maintaining this site. The City also owns adjacent properties not included in the RFP due to
development constraints, but which may be available for ancillary uses to support the Carver
Corner development, such as storm water retention, parking or green space. Staff anticipates
coordinating with the developer of Carver Corner and the neighborhood on the realignment of
the Hershey Avenue/Green Street intersection as part of the Corridor reconstruction project
started in 2016. 

In recent years a number of public and private projects, with the goal of revitalizing the area
and enhancing the quality of life in Muscatine, have been completed or soon will be. These
projects include the Mississippi Drive Corridor Project, the Grandview Avenue Corridor, a
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railroad quiet zone, the Merrill Hotel and Conventions Center, the 2nd Street Enhancement
Project, the new Musser Pubic Library and HNI Community Center, and HNI
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preservation, and public realm investment should occur. It is intended to be used in conjunction
with all of the goals and implementation strategies contained within the entire Comprehensive
Plan to make the community
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approximately 814 new housing units will need to be added between 2017 and 2030. This
equates to approximately 58 new units annually including both renter and owner units,
compared to current building activity since 2010 at about 32 units per year.
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New construction indirectly alleviates other housing challenges by opening existing housing and
rental units at more affordable prices.

Finally, it is important not to confuse quantity with quality. Development should be
incorporated at strategic and appropriate locations with quality design (Housing Study, page
65). Redevelopment of strategic sites should be used to create attractive and productive
residential use that eliminates blighting conditions, supports private market reinvestment in
surrounding areas, and creates new taxable value and uses. Successful investment needs to
focus on neighborhoods by prioritizing investments that create and reinforce strong
neighborhoods that provide amenities such as sidewalks, landscaping buffers from adjacent
land uses, and proximity to community features (page 69).

The number of rental units available is low, but the demand for rental units is high as new
workers, young professionals, and seniors all search for similar units. The Housing Study notes
there are a number of issues that can arise as a result of these conditions. Low quantity and
high demand is a recipe to affordability concerns for the workforce and lower income
households. New rental development is not keeping up with high demand for market rate
rentals. Strategic policy priorities need to grow the number of rental units in the community
(pages 69 & 83). Muscatine has a high demand for rental options, but a lack of rental options
can have several negative effects on a market, including: 
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o Position the City to address potential shortfalls in revenue due to state and
federal mandates, work to leverage local funding with grants, and increase the
City
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A draft of the RFP was presented to Council at the April 4 meeting of the City Council, and the
document was discussed during the April 11 meeting. The document was finalized and released
June 21 with submissions due August 14. The RFP was posted on the City
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The Housing Study clearly demonstrates a need for housing units, and the 302 units being
proposed will make a significant impact on the identified need. Since the start of 2017, 137
dwelling units have been constructed or are under currently under construction, an annual rate
of construction of 46 units. While an improvement over 32 dwelling units added per year
observed between 2010 and 2016, it still falls short of the desired 58 units per year.
Additionally, 89% of the added dwelling units were in just three projects, Harrison Lofts, Oak
Park Apartments, and the Hershey Building redevelopment, and there are no additional
multiunit projects on the horizon. Without the start of additional large-scale projects this rate is
likely to decline.

To reach the target of 814 new housing units by 2030 set in the Housing Demand Study, an
additional 677 housing units will have to be constructed between 2020 and 2030, in addition to
the 137 constructed between 2017 and 2019. Hitting this target likely requires completion of a
large-scale project, such as the proposed mixed use development at Carver Corner. Even with
completion of all proposed 302 dwelling units, an additional 375 housing units will have to be
constructed in order to reach the target of 814. To put this in perspective, 361 housing units
have been constructed in Muscatine since the start of 2010.

This project will not only address a significant number of units needed, but will also address
housing needs of multiple populations, especially those of young professionals and seniors, and
quality of housing issues. This project will create the housing stock needed to support
population growth that is not stagnate or declining. As a result the proposed project directly
addresses a number of the goals established by Council, including attracting workers, increasing
revenue, using a variety of economic tools and promoting infill to address identified housing
needs. 

In addition, this is a placemaking project that will help attract and retain workers by providing
and housing, services and amenities with the goal of encouraging more people to call
Muscatine their 
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Merge invests in the communities where they undertake projects and follows through in a
timely manner. Staff is aware that Merge representatives have met with individuals and groups
in the community to discuss their vision for the Carver Corner area, showing a willingness to
work with other potential stakeholders.

Upon approval by City Council, staff will initiate negotiation of the Development Agreement
and property transfer. This process will include:

1) Working with Merge to negotiate a development agreement, including a more detailed
concept plan.

2) Negotiate the terms for the transfer of the property to the developer.
3) Ensure the development plan is presented at public meetings.
4) Present plans to Council for input and concurrence.
5) Complete necessary zoning actions.
6) Bring forward appropriate documents for Council action.

Accepting the responses and designating a preferred developer is the first step in in the process
of redeveloping Carver Corner. There will be a number of additional opportunities for public
and Council input, and, of course, Council will be the final decision-makers regarding the
development plans and agreements.

This site provides an opportunity to provide substantial modern housing for current and new
residents. The size and location of this project site offers the biggest opportunity for non-
industrial development within the City in many decades and the foreseeable future. Through
this partnership Council will initiate a legacy project
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Attachment 1: Future Land Use Map




